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2 ENGINEER’S DECLARATION 

 

I, Ramon Llanos, a Professional Engineer registered in the State of Washington as a Civil 
Engineer, do hereby declare that the stormwater design report titled “SWC I-5 & Kincaid Street 
Project”, and dated April 22, 2019 was prepared by, or under my personal supervision, and that 
said report was prepared in accordance with generally accepted engineering practices. I hereby 
affirm that, to the best of my knowledge, information and belief, subject report was prepared in full 
compliance with the City of Mount Vernon Development Standards and all technical standards 
adopted thereunder. 

 

 

Sincerely, 

 

 

 

 

 

 

 

 

Ramon Llanos, PE 

Land Development Engineering & Surveying, Inc 
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3 INTRODUCTION 

3.1 PROJECT BACKGROUND 

The Proposed is the development of approximately 4.6-acres of vacant property located on the 
north end of what was historically called the ALFCO site (Alf Christianson Seed Company once 
owned and operated a seed processing plant on a portion of the subject development site). 

 

As many as five future lots could be created, depending on yet to-be-determined tenants. While 
tenants are not yet known, the general uses of the overall site are known and will include a mix of 
retail and commercial uses/buildings such as restaurants, retail sales, coffee shops, hotel, offices, 
gas station and other similar uses. 

 

Addition general information for this project is as follows: 

PROJECT NAME:  SWC I-5 & Kincaid Street Project 

LOCATION:    ALFCO site, Mount Vernon, WA  

MAIN ADDRESS:   100 EAST KINKAID STREET 

TAX PARCEL No.:  P26886 ,P53375,P26788–Partial,P121047,P53376 

    P54114- Partial, P53372 – Pending,P53377,P54122 

    P53373,P53378 ,P103224,P53374,P53379 – Pending 

OWNER APLLICANT:  VWA-Mount Vernon, LLC 

ENGINEER & CONTACT: Ramon Llanos, P.E. 

    5160 Industrial Pl 

    Ferndale, WA. 98248 

    Ph: (360) 383-0620, Fax: (360) 383-0639 

3.2 SCOPE OF STUDY 

The purpose of this report is to evaluate the effects and consequences of the stormwater surface 
runoff resulting from the proposed development of the subject property and provide mitigation 
design recommendations to assure that the stormwater runoff is not degraded. This report will 
also detail the methods and assumptions used for this evaluation. 

3.3 METHOD OF APPROACH 

The analyses method utilized to create this report are based on computer aided modeling of 
rainfall runoff and level pool reservoir routing techniques. Specifically, the software program 
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WWHM2012, developed by WSDOE, will be used for both runoff and routing simulations. Per the 
2014 Stormwater Management Manual for Western Washington (SWMM), the stormwater site 
plan (this report) is required to address minimum requirements 1-9 as the project will generate 
more than 5,000 sf of new plus replaced impervious surface.  A flow chart is included in Appendix 
III showing the minimum requirements applied to this project. 
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4 EXISTING CONDITIONS 

4.1 LAND USE AND ZONING 

The existing site is currently undeveloped. The site is zoned as General Commercial District (C2) 
by the City of Mount Vernon. 

4.2 VEGETATION  

The existing site vegetation is located in the east portion of the site there remains a grassy area with a 
couple trees that will be removed, approximately 1.4 acres. The remaining of the site was comprised of 
buildings and roads from the ALFCO site (Alf Christianson Seed Company once owned and operated a 
seed processing plant on a portion of the subject development site). 

4.3 TOPOGRAPHY AND DRAINAGE 

The site slopes overall to the middle of the property sloping from the east and west with slopes ranging 
from 0% to 2%. The existing conditions map does not clearly show the existing drainage patterns. It 
appears the storm drainage connects to a combined sewer system that conveys the stormwater to the 
wastewater treatment plan, which ultimately outfalls to the Skagit River.  

4.4 SOILS 

A Draft Geotechnical Report by Terra Associates, Inc., dated March 29, 2019, described the existing 
soils as the following: 

- In general, underlying one to eight inches of topsoil, soil conditions observed in the test 
pits consisted of 1.5 to 4 feet of medium dense fill composed mostly of silty sand with gravel. 

- The fill overlies native alluvial deposits consisting primarily of medium dense, fine-grained 
silty sand as well as loose to medium dense sand and medium dense fill with varying sand content. 

- On-site soils are not suitable for infiltration facilities. 
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5 STORMWATER SYSTEM EVALUATION 

5.1 PRE-DEVELOPMENT BASIN ANALYSIS 

The preliminary pre-development basin was determined based upon the project improvement 
extents and the property lines. The pre-developed basin is 1.4 acres of lawns and the remaining 
3.2 of gravel, and impervious surfaces.  

5.2 POST-DEVELOPMENT BASIN ANALYSIS 

The post-developed basin will be updated after the SEPA is approved and the final basin 
breakdown is developed. In total, the project will generate 3.3 acres of impervious surface 
(sidewalk/road/roof). 

Stormwater runoff will be generated by the proposed buildings, associated concrete walkways, 
and proposed parking. Stormwater will be collected and conveyed via an onsite stormwater 
drainage system consisting of roof downspouts, catch basins, and piping. Collected stormwater 
will be treated and discharged to the existing combined sewer system on Kincaid. 

At the proposed gas station, the drive slab where cars park during fueling is covered with a 
canopy, to minimize exposure to rain and the resulting impact to the storm system. The proposed 
design isolates the drive slabs from the overall site drainage and directs all drive slab drainage 
through an oil/water separator and into the sewer system or system of choice by the City of 
Mount Vernon. 

5.3 WATER QUALITY 

For the preliminary submittal, the project will construct more than 5,000 square feet of pollution 
generating hard surface (PGHS). As such, the project will be required to provide water quality, 
more specifically enhanced treatment because it will be a commercial use site. Runoff treatment 
will be provided by storm filter vault prior to connecting to the combined sewer line near Kincaid.  

Per the 2014 WSDOE Stormwater Management Manual for Western Washington, Volume 1, 
Appendix I-C, the Skagit River is listed as a basic treatment receiving water, thus does not 
require enhance treatment for the commercial development. 

 At the proposed gas station, the drive slab where cars park during fueling is covered with a 
canopy, to minimize exposure to rain and the resulting impact to the storm system. The proposed 
design isolates the drive slabs from the overall site drainage and directs all drive slab drainage 
through an oil/water separator and into the sewer system or system of choice by the City of 
Mount Vernon.  

5.4 DETENTION 

For the preliminary submittal, the project is presumed to construct 3.3 acres of new plus replaced 
impervious surface. As such, the project will generate more than 10,000 square feet of 
impervious surface requiring flow control.  
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Per the 2014 WSDOE Stormwater Management Manual for Western Washington, Volume 1, 
Appendix I-E, the Skagit River is considered a flow control exempt surface water, thus does not 
require flow control for the commercial development. 

All stormwater piping will be able to adequately convey the peak flow per the 2014 SWMM. The 
temporary erosion and sedimentation control design plan shall outline the control measures to 
minimize site erosion and sedimentation during construction. A quarry spall construction access 
road, and silt fencing will be used to provide protection of neighboring properties and downstream 
drainage systems.  

5.5 EXCEPTIONS TO CITY OF MOUNT VERNON DEVELOPMENT 
STANDARDS 

The stormwater management and conveyance systems proposed in this design report are in 
general compliance with the WSDOE 2014 publication of the Stormwater Management Manual 
for Western Washington and of the City of Mount Vernon’s Development Standards.  No 
exceptions to the City of Mount Vernon Standards have been made to the best of our knowledge.  
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6 MINIMUM STORMWATER MANAGEMENT 
REQUIREMENTS 

This project will comply with the nine minimum requirements outlined in the WSDOE “Stormwater 
Management Manual for Western Washington” (SWMM), 2014 publication.  The minimum 
requirements have each been addressed as follows: 

6.1 REQUIREMENT NO. 1 – PREPARE STORMWATER SITE PLANS 

We have completed the requirements of a stormwater site plan per the 2014 SWMM for the 
preliminary submittal.  The required steps have been performed as follows. 

6.1.1 COLLECT AND ANALYZE EXISTING CONDITIONS INFORMATION 

For the preliminary submittal the site was analyzed from Google Earth DEM, Mount Vernon 
Online GIS, and topographic survey. 

6.1.2 PREPARE PRELIMINARY DEVELOPMENT LAYOUT 

The preliminary site development plan has been determined; refer to the site plan located in 
Appendix II. 

6.1.3 PERFORM OFF-SITE ANALYSIS (AT LOCAL GOVERNMENT’S 
OPTION) 

An off-site analysis has not been completed at this time. 

6.1.4 DETERMINE APPLICABLE MINIMUM REQUIREMENTS 

This project shall comply with minimum requirements 1-9 as outlined in the 2014 Stormwater 
Management Manual for Western Washington. 

6.1.5 PREPARE A PERMANENT STORMWATER CONTROL PLAN 

The permanent stormwater control proposed for this project consists of stormwater piping, 
stormwater catch basins, and storm filters.  An operations and maintenance manual for this 
system will be included for the final submittal. 

6.1.6 PREPARE A CONSTRUCTION STORMWATER POLLUTION 
PREVENTION PLAN 

A construction stormwater pollution prevention will be provided after the preliminary submittal. 
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6.1.7 COMPLETE THE STORMWATER SITE PLAN 

The stormwater site plan has been completed per the 2014 SWMM. This stormwater design 
report is the Stormwater Site Plan. 

6.1.8 CHECK COMPLIANCE WITH ALL APPLICABLE MINIMUM 
REQUIREMENTS 

The stormwater facilities proposed in this report will comply with the applicable WSDOE minimum 
requirements. 

6.2 REQUIREMENT NO. 2 – CONSTRUCTION STORMWATER 
POLLUTION PREVENTION (SWPPP) 

A SWPPP will be completed after the preliminary submittal. 

6.3 REQUIREMENT NO. 3 – SOURCE CONTROL OF POLLUTION 

This project is proposing to construct four new commercial buildings and associated site 
improvements. All commercial business will be conducted inside of the buildings. There will be no 
source pollution from inside the building that could impact stormwater. The roofs will be 
constructed with materials that do not leech or produce pollution. It will not produce additional 
pollution other than that associated with roads and driveways, and therefore no additional source 
controls are proposed for this project other than what are proposed for the typical operation and 
maintenance of a multi-family housing project. 

Water quality treatment for the site improvements is proposed as addressed in Section 6.6, 
Minimum Requirement #6. 

6.4 REQUIREMENT NO. 4 – PRESERVATION OF NATURAL 
DRAINAGE SYSTEMS AND OUTFALLS 

The existing conditions map does not clearly show the existing drainage patterns. It appears the 
storm drainage connects to a combined sewer system that conveys the stormwater to the 
wastewater treatment plan, which ultimately outfalls to the Skagit River. 

6.5 REQUIREMENT NO. 5 – ON-SITE STORMWATER 
MANAGEMENT 

List #2 will be utilized (per Volume I, table 2.5.1 of the SWMM) for the proposed surface types. 

LAWNS AND LANDSCAPE AREAS: 

BMP T5.13 will be utilized for all lawn and landscape areas for this project. Per this BMP (see 
Vol. V, pg 5-7), these areas can be modeled as pasture in the post developed condition. 

ROOFTOPS: 
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1. Full dispersion is not considered feasible, as each lot will have more than 10% of effective 
impervious surface and will not be retaining 65% of native vegetation cover. Full Infiltration is not 
considered feasible due to poor infiltrating soils found on-site. 

2. Raingardens are not feasible due to poor infiltrating soils found on-site. 

3. Bio-Retention is not feasible due to poor infiltrating soils found on-site. 

4. Downspout Dispersion Systems are not feasible due to lack of space to disperse flows. 

5. Perforated Stub Out Connection are not feasible due lack of space for the trenches and the 
size of trench needed for the roof area. 

OTHER HARD SURFACES (Roads and Sidewalks): 

1. Full dispersion is not considered feasible, as each lot and the ROW will have more than 10% of 
effective impervious surface and will not be retaining 65% of native vegetation cover. 

2. Permeable pavement is not considered feasible as it is unlikely it will provide sufficient strength 
to support the heavy loads and turning movements from delivery trucks accessing the commercial 
buildings. 

3. Bioretention is not considered feasible due to poor infiltrating soils found on site. 

4. Flow dispersion is not feasible as not enough room will be available to disperse the flows. 

6.6 REQUIREMENT NO. 6 – RUNOFF TREATMENT  

Per the SWMM, Vol I, section 2.5.6 the project will construct more than 5,000 square feet of 
PGHS. As such, runoff treatment will be required for this project. Runoff treatment will be 
provided by storm filters. 

6.7 REQUIREMENT NO. 7 – FLOW CONTROL 

Per the 2014 WSDOE Stormwater Management Manual for Western Washington, Volume 1, 
Appendix I-E, the Skagit River is considered a flow control exempt surface water, thus does not 
require flow control for the commercial development. 

6.8 REQUIREMENT NO. 8 – WETLANDS PROTECTION 

There are no known wetlands associated with this project.   

6.9 REQUIREMENT NO. 9 – OPERATION AND MAINTENANCE 

An operation and maintenance (O&M) manual will be developed for the project.   
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7 APPENDIX I – SOILS INFORMATION 
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8  APPENDIX II – PROJECT DRAWINGS 
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9 APPENDIX III – FLOW CHART 
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